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“Sustainability, Affordability, and Luxury- all in one Nest.”
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Tiger Kings Development is excited to present The Byrd at Greenlink Station to Clemson University’s 2020 Master of Real Estate
Development Practicum competition. This book includes a comprehensive development proposal that will deliver a sustainable and
affordable mixed-use product for the downtown Greenville community. The programing of The Byrd at Greenlink Station will
address specific demands expressed by the City of Greenville.
Tiger Kings Development would like to thank the Clemson University MRED faculty and staff for your time and support throughout
the practicum project. Jurors, we would like to thank you for devoting the time out of your lives toward making this a realistic,
comprehensive experience.

Disclaimer:
It should be noted that this presentation is for academic purposes only. All research, images, and recommendations found
within this project has been assembled for strictly an educational exercise. All assumptions are to be interpreted as
speculation. All information sources are deemed to be reliable. Summaries of any documents are not intended to be
comprehensive or all inclusive, but rather only outlines of some of the provisions contained therein. This report shall not
be copied or otherwise reproduced or disclosed for any reason without the prior written authorization of Clemson
University’s Master of Real Estate Development program.
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In Memory of James Byrd
The Byrd at Greenlink
Station is named after the
late James Byrd, who was
an unbelievable person
and member of this year’s
MRED Class. James Byrd
taught our program many
things, but one thing that
will forever be associated
with his name is affordable
housing. Byrd made it his
mission to provide an
affordable housing mix for
all and that is why we
dedicated our
development to him. Rest
in Peace, Byrd.
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Lyles Davis
Founding Partner

Jim Frazier
Founding Partner

Alec Gregg
Founding Partner

Tiger Kings Development was founded with the mission
of improving the upstate South Carolina community
through private investment. Tiger Kings Development
was founded by three Clemson University MRED Alumni
of the Class of 2020. Tiger Kings Development is based in
Greenville, South Carolina.
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Honorable Mention

Saida Sobhani
PhD student of Planning, Design, and the
Built Environment at Clemson University
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Site Analysis
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Site Location Overview
The subject site, 100 West McBee Avenue, is located in the Greenville-SpartanburgAnderson CSA that has a population of 1,479,030 (2018). The Greenville-SpartanburgAnderson CSA has seen a population growth of 71,324, or a 5.1% increase, from 2014 to
2018. Over the last five years, this area has realized over $6.5 billion in capital investment
and approximately 12,400 jobs created. Greenville was ranked in the Top 50 of ULI’s U.S.
Markets to Watch 2020.

Source: US Census Bureau, ESRI
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Location Profile

Greenville, South Carolina is located along the Interstate 85 corridor that connects to Atlanta and Charlotte. The Interstate-85
corridor has seen tremendous growth due to an increase in manufacturers moving to the southeast, such as BMW and its
suppliers. Greenville is in proximity of multiple cities that were listed on ULI’s U.S. Markets to Watch from Emerging Trends in
Real Estate 2020. Greenville is accessible from Raleigh (#2), Nashville (#3), Charlotte (#4), Atlanta (#8), and Charleston (#19).

Greenville is approximately 17 miles away from the South Carolina Inland Port and 212 miles from the Port of
Charleston. Port operations generate a $63.4 billion economic impact on South Carolina per year. The Port of
Charleston consists of 6 separate terminals: 1)Port Headquarters 2) North Charleston terminal 3) Wando
Welch Terminal 4)Cruise Terminal 5)Columbus Street Terminal and 6)Union Pier Terminal.
Source: ULI Emerging Trends in Real Estate 2020, South Carolina Ports Authority
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City of Greenville Overview
The City of Greenville has a population of 71,693 (2020) and is projected to
grow at an annual rate of 1.82%. In comparison, Greenville’s projected
growth is significantly higher than the state average annual growth rate of
1.24% and the national average growth rate of 0.77%. There are
approximately 32,079 households with an average household size of 2.09.
The Median Household Income is currently at $50,609 and Per Capita
Income is $36,614.

The City of Greenville is a well-educated community for the reason that 47%
of the community has either a bachelor’s degree, graduate degree, or some
type of professional degree.
There is a total of 6,208 businesses and 86,491 employees in the City of
Greenville.

Source: ESRI 2020
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Site Overview
The subject site, Tax Map #0049000300100, is a total of
1.402 acres within the Central Business District of
Downtown Greenville.
The site is currently owned by the Greenville Transit
Authority, which operates the Greenlink Transit Terminal on
the site. Above the Transit Center is the West Washington
Street Parking Deck that has approximately 124 parking
spots.
The subject site is bounded by West Washington Street on
the north, South Laurens Street on the east, South
Richardson Street on the west, and West McBee Avenue on
the south. Being an entire city block with great access
makes it a prime location for development.

Source: Greenville County GIS
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Site Context Map
The subject site is located in the Central
Business District of downtown Greenville. The
subject site features a great location in being
only one block away from Main Street and
adjacent to ONE Plaza. The site is surrounded
by many restaurants, businesses, and hotels.
100 West McBee Avenue is within walking
distance of many City of Greenville parks such
as Falls Park and soon-to-be Unity Park. Falls
Park at Reedy River is an 8-minute walk from
the site and Unity park is a 7-minute walk from
the site.
Additionally, there are five parking options
within walking distance of the site, excluding the
West Washington Street Parking Deck on the
subject site. These parking options include the
Poinsett Garage, Richardson Street Garage,
South Spring Street Garage, North Laurens
Street Parking Deck, and ONE City Plaza
Garage. In total, there is access to 3,401
parking spots.
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Site Ownership and History
Parcel #

Ownership

Acreage

Land Use

Estimated Taxes

Fair Market Value

0049000300100

Greenville Transit
Authority

0.402 acres

370 (ParkingGarage)

$14.95

$1,206,070

Ownership History:
- Current Owner: Greenville Transit Authority

- Years of Ownership: 1988-Now
- Sales Price: $618,663
- Owner: City of Greenville
- Years of Ownership: 1984-1988
- Sales Price: $7,000
-Owner: Jessie Fewell
- Years of Ownership: 1938-1984
Previous Uses:
- Sanborn Fire Insurance Maps show that the site
has evolved from office and retail space to a large
parking lot that eventually became the Greenlink
Transit Center.
Source: Greenville County GIS
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Historic Image of Site

This historic photo was taken
near the intersection of West
McBee Avenue and South
Richardson Street. This
image shows that the site
was previously used for retail
and a parking lot. Today’s
Bank of America office
building is in the background.

Source: Greenville News
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Sanborn Fire Insurance Map (1888)

Sanborn Fire Insurance Maps from 1888 indicate
that the subject site was divided down the middle
and had activation points along West
Washington Street and West McBee Avenue.
The corner of West Washington Street and
South Laurens Street was a former Gower and
Reilly’s Coal Yard and the company’s horse
stables. There were two paint shops on the
subject site that are highlighted in green. One is
located at the corner of West Washington Street
and South Richardson Street and the other is
located on South Laurens Street. The corner of
West McBee Avenue and Laurens Street
featured a Gent’s Washing and Barbershop.
Source: USC Digital Library
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Sanborn Fire Insurance Map (1920)

Subject Site

Sanborn Fire Insurance Maps from 1920 indicate
that the subject site became much denser
featuring many more brick buildings since 1888.
One major takeaway from the Sanborn Fire
Insurance Map from 1920 show that the subject
site was near multiple railyards in downtown
Greenville which made this location very
attractive to businesses.
The Sanborn Fire Insurance Map from 1920
indicates that the corner of West Washington
and South Laurens Street was converted into
office space for a telephone company. It also
indicates that a 10-car parking garage was
located along Laurens Street. This initial parking
garage could have set today’s land use in
motion.
The subject site also hosted a storage hall for
stoves and an Elks Club Room.

Source: USC Digital Library
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West McBee Ave and Richardson Street Images

Across from the Greenlink Transit Center entrance is the Poinsett Parking Garage (image shown on far
left). The Poinsett Parking Garage has a total of 826 parking spots. Of that, 18 are accessible parking
spaces. At the intersection of West McBee Avenue and Richardson Street is Grace Church Downtown,
the Countybank building, and a corner parcel that is for sale. The Countybank building features
approximately 50,560 square feet of Class B office space for multiple tenants. Regarding the corner
parcel for sale, the Greenville Transit Authority Site Redevelopment could be the catalyst for a smaller
development on the adjacent corner parcel, which could ultimately enhance and activate this
intersection.
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Laurens Street and West Washington Street Images

The far-left image shows the corner of West McBee Avenue and South Laurens Street. The entrances and exits to the
Transit Center have a clearance of 12’2”. The second image shows South Laurens Street from the corner of West
Washington Street and South Laurens Street. South Laurens Street is a quiet, underutilized downtown street that features
modest commercial spaces. The third image shows the site from the entrance to ONE Plaza along West Washington Street.
The surface parking deck features approximately 124 parking spaces with ingress and egress along West Washington
Street.
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Greenville Transit Authority Overview
Greenlink is Greenville’s public transit system, operated by the City of
Greenville, under contract to Greenville Transit Authority. Greenville Transit
Authority’s main goal is to provide the Greenville area with safe, convenient,
and affordable transportation options. The Greenville Transit Authority owns
the subject site, which houses an 11,200 square-foot transit center.
Greenville Transit Authority was created in 1974 and is governed by a sevenmember board.
-2 members are appointed by Greenville City Council
-2 members are appointed by Greenville County Council
-3 members are appointed by Greenville County
Legislative Delegation.
Current Board Members include:
Dick O’Neill- Chair
Amanda Warren- Vice Chair
Addy Matney- Treasurer
George Campbell
David Mitchell
Inez Morris
Darren Scott
Source: Greenlink Website
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Greenlink Transit Overview
Greenlink offers bus routes to destinations all across
Greenville County. All buses are accessible for mobility
devices, and each Greenlink bus is equipped with a bike rack
to make commuting easier for bike riders.

Greenlink Bus Schedule:
Routes 501-510 and Route 601 operated Monday through
Friday from 5:30am to 7:30pm. The last trip departing from
the downtown Transit Center leaves at 6:30pm.

Route 602 operates Monday through Friday from 5:30am to
9:00pm as well as Saturday from 8:30am to 6:30pm. The last
trip departing from CU-ICAR in Mauldin leaves at 8:00pm.
The Transit Development Plan 2020-2024 states that publicprivate partnerships could be a good strategy for funding
transit expansion.

Source: Greenlink Website, Transit Development Plan 2020-2024
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Transit Development Plan 2020-2024
The Greenville Transit Development Plan lays out
many goals for the next decade. Some immediate
goals include extending Transit operations to more
days of the week and more frequently to reduce wait
times. Greenlink is looking to replace its entire fleet of
buses by 2022 with a focus on electric-buses.
Greenlink is looking to open a new maintenance
facility by 2023. Greenville County is in the process of
finalizing a land donation to the Greenville Transit
Authority for the Greenlink’s future bus-maintenance
facility. The most recent budget for the new facility was
about $27 million. Greenlink recently secured a $11
million federal grant to help pay for the future facility.
This new facility would be crucial for the Greenlink’s
plans for future growth.
The chart on the right depicts the immediate route
improvements that are laid out in the Transit
Development Plan 2020-2024.

Source: Greenlink Website, Transit Development Plan 2020-2024
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Transit Development Plan 2020-2024

The Transit Development Plan 2020-2024 also lays out
some goals for 2025 through 2029. According to the
Transit Development Plan, Greenlink is looking to
implement nine additional fixed routes to their current
transit services by 2029. Additionally, Greenlink is
looking to expand their fleet to support these additional
routes.

Source: Greenlink Website, Transit Development Plan 2020-2024
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Surrounding Area: Main Street
Distance from Site: 350 feet

Main Street is home to many of downtown
Greenville’s entertainment, retail, hotels, and
restaurants. Approximately 2.5 million people visit
downtown Greenville each year. Main Street is very
pedestrian-friendly featuring wide wide sidewalks that
are lined with trees. Downtown Greenville pedestrianfriendliness has been compared to European cities
and that can be attributed to the European influence
that has come with these relocating businesses, such
as BMW.
Main Street ranges all the way to the West End of
Greenville and features many attraction points such
as Reedy River Park, RiverPlace, ONE Plaza, and
soon the Camperdown Development.

Source: Greenville County
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Surrounding Area: ONE Plaza
Distance from Site: Less than 100 feet
ONE Plaza is one of the premier mixed-use
developments in the state of South Carolina
that opened in 2013. ONE Plaza, developed
by Hughes Development, features office,
hotel, retail, and dining space. Some of the
major tenants include Hughes Development
Corporation, Clemson University,
Anthropologie, Aloft Hotels, Bank of America,
BB&T, Brooks Brothers, and Orvis. ONE
Plaza features 1200 office users on site
every day. ONE Plaza is one of the main
anchor points along Main Street in the
Central Business District of downtown
Greenville.

Source: ONEGreenville.com
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Accessibility

The site, highlighted in yellow, is easily accessible via Interstate-385 and Highway 123. Vehicular access can come
from Main Street, West Washington, Richardson Street, and West McBee Avenue, which all have signalized
intersections to help control the flow of traffic. The site is accessible for pedestrians from all sides as well. Most
pedestrian traffic will come from Main Street and ONE Plaza, but it is our goal to activate the intersection of West
McBee and South Richardson Street. The subject site is a mere 20-minute drive to Greenville Spartanburg Airport
and only 10 minutes from the Downtown Greenville Airport. The Greenlink transit system offers bus routes to
destinations across Greenville County so, all in all, this is a very accessible site.
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Site Ingress and Egress
The subject site has excellent
ingress and egress because of its
location between South Academy
Street and Main Street. There are
two signalized sections adjacent to
the site. One is at the intersections of
West Washington Street and South
Richardson Street. The other
signalized section is at the
intersection of West McBee Avenue
and South Richardson Street.
In addition to these primary
intersections, the site is accessible
via signalized intersections along
South Academy Street and Main
Street. Overall, the site is extremely
accessible and has curb cuts along
the perimeter of the site.
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Accessibility by Air
The Greenlink Transit Authority site is approximately 14 miles
away from GSP International Airport via I-85 and I-385. GSP has
seen a double-digit increase in passenger statistics in the past
several years. In 2018, GSP set an all-time passenger record with
2.3 million passengers.
In addition to passenger flights, business via GSP has been
growing tremendously. Air transportation of cargo from close-by
manufacturers, such as BMW, has positively impacted GSP
International Airport. According to GSP’s official website, The GSP
Master Plan recommends $456.1 million in projects over the next
20 years.
Pertinent to the subject site, The Greenville Transit Development
Plan describes plans of the Greenlink transit system to have
routes that stretch to GSP International Airport area shortly after
2029.
Greenville Downtown Airport (GMU) is approximately 3.4 miles
from the subject site. The Greenville Downtown Airport is said to
be the busiest general aviation airport in South Carolina.
According to the 2018 South Carolina Statewide Aviation System
Plan and Economic Impact Report GMU had 547 employees, a
total payroll of $24.9 million, and economic activity of $68.8
million.

Source: GSP, Greenville Online
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Traffic Study
Street

Average Daily Traffic Volume (2018)

W McBee Avenue

8,100

W Washington Street

9,300

Richardson Street

5,500

N Main Street

7,200

S Academy Street

22,700

Interstate-85

Ranges from 57,800 to 92,000

Interstate-375

Ranges from 91,000 to 97,700

There are a few important arterials to consider when looking at the traffic counts
around the subject site. Closest to the site W McBee Avenue has an average daily
traffic volume of 8,100. West Washington Street’s daily traffic volume is
approximately 9,300. North Main Street, located one block from the site, has an
average traffic volume of 7,200 vehicles per day. Main Street’s lower traffic count can
be a result of its high pedestrian foot traffic that deters vehicles.
In a broader view, South Academy Street, which is one block from the site, connects
the greater Greenville area directly to the Central Business District. North Academy
Street has an average daily traffic volume of 22,700. Interstates are also very
important to consider. Interstate-85’s daily traffic volume varies depending on the
location. At the conjunction of I-85 and I-385 the daily traffic volume is approximately
92,000. As I-385 gets closer to downtown Greenville this number reduces to 57,800.
Interstate-385 has the highest vehicular traffic as its daily traffic count ranges from
91,000 to 97,700.

Source: ESRI
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Education
Nearby Schools

Distance from Site (miles)

1. AJ Whittenberg Elementary School

0.75 miles

2. Legacy Early College

2.1 miles

3. Greenville High School

1.2 miles

4. South Carolina Governor’s School

0.9 miles

5. Haynesworth Private School

1.1 miles

Nearby Schools

Distance from Site
(miles)

Number of
Students

Clemson University (ONE
Plaza)

.01 miles

1,000

Greenville Technical
College

2.6 miles

11,745

Bob Jones University

2.8 miles

2,647

USC School of Medicine

2.6 miles

394

Furman University

6.1 miles

2,754

North Greenville University

18 miles

2,408

Clemson University (Main
Campus)

30 miles

19,669
Source: US News
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Healthcare and Public Safety
Healthcare

Distance From Site

Prisma Health

0.2 miles

Bon Secours – St. Francis Hospital

1.9 miles

Greenville Memorial Hospital

2.6 miles

Prisma Health Children’s Hospital

2.6 miles

Public Safety

Distance From Site

Greenville City Police Department

0.77 miles

Closest Sheriff’s Office

0.8 miles

Greenville City Fire Department

0.91 miles

Greenville City Fire Department

0.96 miles

Source: Greenville GIS
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Parks and Recreation
According to the 2009 Greenville Comprehensive Plan, there are
33 parks that range from 122 acres (largest) to under one acre in
the city. Parks and recreational space has been and continues to
be an important component of the City of Greenville. Green
space and community parks is very important to the City of
Greenville. The site is a 10-minute walk to the Swamp Rabbit
Trail.
Park Name

Distance from Site (miles)

Falls Park

0.5 miles

Cleveland Park

1.0 miles

Legacy Park

5.1 miles

McPherson Park

1.0 miles

Timmons Park

2.2 miles

Holmes Park

3.6 miles

Unity Park (Under Construction)

1.1 miles

Source: Greenville County

31

Unity Park
Unity Park, the proposed 60-acre city park, will be located in the area west of downtown Greenville that is
currently Mayberry Park and the former Meadowbrook Park. Unity Park will stretch from A.J. Whittenburg
Elementary School of Engineering on the southeastern edge to the Norfolk Southern Railroad tracks. Unity
Park’s location is an approximate a 7-minute walk from the subject site. Construction on Unity Park broke
ground in March 2020. A 10-story observation tower will be one of the focal points of the park along with the
Reedy River that will run through the park. The observation tower is expected to be seen from all parts of the
City of Greenville. Unity Park’s name comes from the vision of the park uniting people from all backgrounds,
just like the entire City of Greenville has done. This project is set to catalyze growth for the West End of
Greenville.

Source: Unity Park Website
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Topography and Hydrology
The subject site’s highest elevation is found in the northeastern
corner of the parcel with an elevation of 972 feet. The site has a
gradual decline that eventually meets an elevation low of 956
feet. Overall, there’s a net difference of 16 feet in elevation on
the site. The contour lines show that there’s no dramatic
changes in topography that would dramatically effect the site.
The site’s current use takes advantage of the sloping
topography by using the lower point along West McBee Avenue
as the entrance to the Greenlink Transit Center and uses the
West Washington Street property line as the entrance to the
street level parking deck.
Topography should not impact our development because our airrights development will go above the existing parking deck.
The hydrology of the site indicates that stormwater will flow from
West Washington Street south towards West McBee Avenue.
Stormwater drains exist along the perimeter of the site, but
drainage pipe capacity might need to be expanded to handle
additional development of the site.

Source: Greenville County GIS
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Slope and Surface Analysis
Subject Site

Subject Site

The subject site has a slope of 4.5% based on a 16 feet elevation change
and a site length of 355 feet. The slope of the site begans to gradually
descend from the West Washington side toward West McBee Avenue.

Topography and slope of the site should not impact our development
because our air-rights development will go above the existing parking
deck.

Source: Greenville Comprehensive Plan

The existing site is estimated to be 90-95% impervious surface
because of its current use as the Greenlink Transit Station and City of
Greenville parking deck. Future development of the site will likely need
to add additional green space.
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FEMA Flood Map
The FEMA Floodzone Maps show that the subject site is in a minimal
flood area and that the floodplain along the Reedy River should not have
an impact on the subject site. The Reedy River Flood zone is
approximately two blocks away from the site. The subject site has
existing stormwater management drains around the perimeter of the site
that helps mitigate flood possibilities from heavy rainfall.

Source: FEMA.gov
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Site Vegetation Map
The subject site is
approximately 90-95%
covered in impervious
surfaces so there is a
minimal amount of
vegetation. There are
isolated, mature trees that
line South Richardson Street
and South Laurens Street
that is used primarily for
aesthetic value. The subject
site lacks any heritage trees
that would need to be
preserved. All trees will need
to be protected during the
construction phase of any
development on the site.
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Site Vegetation
Most of the site’s vegetation is
located at the intersection of West
McBee Avenue and Richardson
Street (see image on the right).
Additional vegetation exists at the
entrance and exit of the West
Washington Street parking deck.
Any removed vegetation will be
displaced through the appropriate
process by going through the City of
Greenville’s policies. Any future
developments of the site will need
additional vegetation to address the
City of Greenville’s emphasis on
sustainability and green space.
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Site Vegetation Images

Landscaping along West
Washington Street at the
entrance and exit of the existing
parking deck.

Flowers and bushes exist at the
exit of the existing West
Washington Street Parking
Deck.

South Laurens Street is lined
with mature trees to enhance
the aesthetics while providing
shading for the sidewalks.

There is minimal vegetation at
the corner of West McBee
Avenue and South Laurens
Street.
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Geology

The subject site, located in Greenville, South
Carolina, is in the Piedmont geographic region
of South Carolina. The Piedmont region
features mountainous terrain, low, rolling hills,
and generally flat areas. Within the Piedmont
region the subject site is in the Sixmile Thrust
Sheet.

Source: SCDOT: SC Geology and Seismicity

39

Seismic Study

The subject site, 100 West McBee Avenue, is located in Greenville, South Carolina.
Historically, Greenville has not been heavily impacted by earthquakes but has felt
earthquakes from areas as far north as Washington D.C. Greenville County is in an
intermediate level of earthquake intensity. Greenville has two major fault lines in the area: 1)
Brevard Fault and 2)Pax Mountain Fault. In conclusion, the subject site is in an area of
minimal impact caused by seismic activity.
Source: SCEMD
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Climate
The subject site, located in Greenville, will
see temperatures that, on average, vary
between 34 degrees and 89 degrees.
The Greenville area sees approximately
114.2 days of rainfall that collects up to
47.2” of rain annually. The most rainfall
occurs in July that averages 4.8” per year.
The least amount of rainfall occurs in
October that averages 3.4” of rainfall per
year.
Snowfall is only typical in the months of
January, February, March, November, and
December. Greenville typically receives
4.7” of snow annually and the most snow
falls in the month of January.
June has the highest amount of daylight
and sunlight hours and December has the
least.
Source: Weather Atlas
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Prevailing Winds and Sun Angles
According to SC DNR, the Blue Ridge Mountains have a strong
influence on the prevailing surface wind direction. Typical
prevailing winds tend to be from either the northeast or southwest.
The table below illustrates where the prevailing winds typically
come from for each season of the year in Greenville. Average
winds range between 6 and 10 miles per hour in Greenville, South
Carolina. More specifically, there is a “wind tunnel” that blows
through ONE Plaza in the direction of the subject site.

Understanding the sun angles is very important when
conceptualizing a design for a development. This shows
the sun angles at sunrise, noon and sunset at the subject
site.

Source: SCDNR
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Site Utilities
After walking the site we have determined that the
Greenville Transit Authority Site has the following
existing utilities:
▪ Water: Greenville Water Systems
▪ Electricity: Duke Energy
▪ Gas: Piedmont Natural Gas
▪ Communications: Bell South
▪ Sewage and Stormwater: City of Greenville

It is to our knowledge that utilities are in place at
the subject site, but it will be necessary to expand
capacity to meet the needs of our development.
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Zoning
The subject site, 100 West McBee Avenue, is currently
zoned C-4. The City of Greenville C-4 Zoning is classified
as the Central Business District for Greenville. According
to Greenville County Zoning Classification, “The C-4 district
is intended to preserve downtown Greenville as the city's
center accommodating a unique, high-intensity mix of
office, service, retail, entertainment, cultural, government,
civic, light manufacturing, and residential uses. The intent
of the district is to preserve and encourage pedestrianoriented development, including specialty and
neighborhood-oriented retail and higher density residential
options. District uses and standards are also intended to
encourage future development in a manner compatible with
the existing and historic built-environment and with nearby
residential areas.” The C-4 Zoning will allow us to maximize
the entire 1.4-acre site due to the encouraged density, no
setbacks, and 100% maximum lot coverage allowance.
According to Greenville GIS, the subject site is not in any
zoning overlays.

Source: City of Greenville Zoning Ordinance, Greenville GIS
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C-4 Zoning: Dimensional Standards
Dimensional Standards

C-4 District

Front Setback

0

Side Setback

0

Rear Setback

0

Height Maximum

None*

Lot Max. Density and Min. Lot Area (Square Feet)

None

Minimum Lot Width (feet)

None

Maximum Lot Coverage (Percent)

100

*C-4 Zoning does not have a set Height Maximum, but two conditions must be met:
1. Height may be limited by design guidelines for the central business district.
2. Single-family detached homes limited to 35 feet in height.

Source: City of Greenville Zoning Ordinance
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C-4 Zoning: Land Uses
Public and Commercial Land Uses*

Residential Permitted Land Uses*

Transportation ( all but air uses)

Multi-Family Dwelling

Restaurant w/ Indoor and Outdoor Seating

High-Rise multi-family Dwelling

Restaurant with Indoor Seating Only

Single-Family Dwelling

Restaurant with no seating

Duplex Dwelling

Parking Structure

Upper Story Dwelling

Bank, Financial Institution, or ATM
Grocery Store

Education, Government, and Health
Permitted Land Uses*

Retail Sales exceeding 25,000 SF

Business School

Health Club or Spa
Hotel

Sports and Concert Arena
Research and Development (Conditional
Use)
Loan Broker and small loan company
(Conditional Use)

*It’s important to note
these are not
comprehensive lists.
These land uses come
from Section 19-4.1 of the
City of Greenville Zoning
Ordinance.

College or University
School, Public or Private
Police Substation
Post Office
Emergency Response Facility
Day Care Center

Source: City of Greenville Zoning Ordinance

46

Comprehensive Plan Themes

What is it?
The Greenville Comprehensive Plan is designed to
address the City’s current development trends,
determine a vision for how the community would like to
see the city develop over the next 20 years and
determine a plan for how to achieve this vision. The
Comprehensive Plan generated a Future Land Use
Map and addresses the following elements: population
change, economic change, transportation, natural
resources, land use, cultural facilities, and community
facilities.
Source: Greenville Comprehensive Plan 2009
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Comprehensive Plan (Continued)

The Environmental theme focuses on three main areas:
1)Improve Air Quality
2)Encourage Water Conservation and Water Quality
3)Encourage Sustainable Growth
These three environmental focal points are focused on improving overall health
conditions in the city of Greenville, reducing the consumption of water, improve
the quality of watershed, efficient use of resources, reduction of energy
consumption, protection and restoration of natural environments, and design
facilities for long term durability, flexibility, and reuse.

Source: Greenville Comprehensive Plan 2009
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Comprehensive Plan (Continued)

The Healthy Living and Pedestrian Friendly Environment theme of the
Comprehensive Plan focuses on two major areas:
1)Create safe, walkable spaces and accessible destinations
2)Create a healthy environment for all Greenville citizens including children, youth,
and seniors of all socioeconomic backgrounds.
These focal points concentrate on increasing pedestrian and cyclist safety, mixeduse development (MUD), increase quality of life, reduce traffic congestion,
improve personal health, and promote healthy activities.

Source: Greenville Comprehensive Plan 2009
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Comprehensive Plan (Continued)

The Economic Development theme within the Comprehensive Plan focuses on
three major areas:
1) Increase employment opportunities for all local residents
2) Increase population of city while respecting heritage and culture of Greenville.
3) Encourage redevelopment and infill development for commercial corridors.
These three areas of concentration have the goal of reducing unemployment,
stabilize property values, promote rational development, specify where
development will occur and what it will look like, and create physically attractive
community.

Source: Greenville Comprehensive Plan 2009
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Comprehensive Plan (Continued)
The Transportation theme of the Comprehensive Plan has three main focal points:
1) Provide a variety of transportation options for all incomes
2) Provide links between all transportation options
3) Encourage Transit-Oriented Development (TOD) in appropriate areas.
These three focal points concentrate on providing adequate infrastructure, create
transportation options for all Greenville residents, encourage environmental
sustainability, determine where development will occur and what it will look like,
high quality of life without dependence on vehicles, quality urban lifestyle,
walkable design, support transit system, and integrate land use and
transportation.
Source: Greenville Comprehensive Plan 2009
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Comprehensive Plan (Continued)

The Neighborhood and Corridor Identity and Stability theme of the Comprehensive
Plan has the most areas of concentration out of all the themes. The seven focal
points include:
1) Enhance and protect residential areas
2) Encourage a wide variety of transportation modes
3) Encourage a mixture of uses
4) Create a safe environment
5) Maintain quality of redeveloped areas
6) Encourage revitalization of commercial corridors
7) Emphasize unique characteristics

Source: Greenville Comprehensive Plan 2009
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Comprehensive Plan (Continued)

The Housing theme of the Comprehensive Plan has three priorities:
1) Encourage a mixture of housing types and design throughout the city for various
lifestyles, life stages, and incomes.
2) Encourage compact development and mixed use development while respecting
neighborhood character.
3) Coordinate housing with infrastructure such as transit, roads, sewer, and water.
These main points focus on an end-result of continuing Greenville’s growth, increase
housing options, promote walkability, create mixed-use districts, develop an development
plan, increase public transportation ridership, reduce auto dependency, and reduce
development and infrastructure costs.

Source: Greenville Comprehensive Plan 2009
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Comprehensive Plan (Continued)

Affordable Housing
Although Affordable Housing was not a major theme in the 2009 Comprehensive Plan it is a critical focal point for the
City of Greenville right now and will be in the future due to the missing supply of affordable units. Below are some
Affordable Housing notes from the 2009 Comprehensive Plan:

Source: Greenville Comprehensive Plan 2009
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Comprehensive Plan 2040 Overview
While the current comprehensive plan for Greenville is from 2009, an updated plan
is currently in progress (GVL 2040) with affordable housing remaining a pivotal and
very relevant issue to be addressed. Additionally, survey results indicate that the
Greenville area wants to prioritize improvement to transportation and congestion.

Source: Greenville Comprehensive Plan 2009
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Greenville Strategic Downtown Master Plan (2019)
The Greenville Strategic Downtown Master Plan
was developed by Urban Design Associates in
July 2019. The downtown planning effort is
focused on economic and physical success of
downtown Greenville in the next 5 to 10 years.
Some main takeaways from the Downtown Master
Plan includes a downtown market analysis by
asset class and affordable housing strategies.

Source: Greenville Strategic Downtown Master Plan 2019
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Greenville Strategic Downtown Master Plan (2019)
Market Analysis Takeaways: Residential Market
Expected Population Growth: Downtown Greenville is expected
to grow by 4,000-6,000 residents by 2028.
Rental Market Outlook: Rents are averaging $1.60 PSF
For-Sale Market: The condo market is expanding, with at least six
projects, a combination of multifamily units and townhouses, being
delivered through 2020.
Housing Affordability: Low-wage employees are unable to afford
the rents downtown and locate near their jobs.
Conclusion: The population of downtown Greenville is growing a
healthy rate, but the supply of residential units is making it
unlivable. The subject site is a great location to help alleviate the
affordability issue, especially with the Greenlink Transit Center on
site.
Source: Greenville Strategic Downtown Master Plan 2019

57

Greenville Strategic Downtown Master Plan (2019)
Market Analysis Takeaways: Office Market
Market Strength: The downtown office market is soft, with
a weak tenant pipeline to take existing and new spaces.
Downtown Greenville has a tough time competing with
suburban office offerings because of accessibility
challenges and lower rents.
Employment Growth: The Greenville MSA is projected to
grow by more than 13,000 office occupying jobs by 2028.
Demand: Downtown Greenville is expected to have
350,000 SF of new and vacant office space and can rise
up to 700,000 SF by 2028.

Conclusion: There’s a missing gap for affordable Class A
office space in downtown Greenville that the subject site
can address.

Source: Greenville Strategic Downtown Master Plan 2019
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Greenville Strategic Downtown Master Plan (2019)
Market Analysis Takeaways: Retail Market
Market Positioning: Downtown Greenville is an emerging
national destination because of its unique retail, diverse
dining options, and Main Street’s attractions.
Chain Retailers: There is a recent increase in interest from
chains to expand into Downtown Greenville.
Demand: The current pipeline is meeting the current
demand but as Greenville grows into a national destination
there will be a demand for retail space.
Conclusion: As downtown Greenville continues to grow additional
retail can be supported. The subject site will need to further
activate West Washington or West McBee Avenue to make retail
work at the site.

Source: Greenville Strategic Downtown Master Plan 2019
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Greenville Strategic Downtown Master Plan (2019)
Market Analysis Takeaways: Hotel Market
Dramatic Increase in Supply: In 2018, four new hotels added
over 550 rooms, which accounted for 31% of the total room
supply in downtown Greenville.
Healthy Market: Downtown Greenville hotels’ Average Daily
Rate (ADR) has been growing positively since 2010 despite a
supply increase. Neither leisure or business visitors have
dominated the Greenville hotel market.
Hotel Pipeline: By 2020, Greenville will realize an additional
362 rooms over 3 different hotel projects.
Supply Gaps: There are not any boutique hotels in the
downtown Greenville market. The Grand Bohemian will begin
to address this gap.
Conclusion: Recent increase in supply of the hotels in the
downtown submarket shows that hotel is not a wise
development plan for the subject site.

Source: Greenville Strategic Downtown Master Plan 2019
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Greenville Strategic Downtown Master Plan (2019)
Affordable Housing Strategies
-

-

-

Require an affordable component in all residential development
when disposing of public land.
Consider investments in transportation that makes it easier for lowand moderate-income workers to commute.
The City of Greenville should tie an affordable housing requirement
to projects that receive public support as a condition of receiving
that support.
- The City of Greenville could provide the option of a one-time
fee-in-lieu-of payment into a fund for affordable housing
development within downtown.
Downtown renters are spending more than 30% of their income on
housing so very limited amount of people can truly afford to live
downtown.
There will be a demand for 2,400 to 3,000 additional new housing
units in the next ten years.

Conclusion: Greenville, especially closer to downtown, needs additional
affordable units so a development that focuses on affordable housing can
address the market gap.

Source: Greenville Strategic Downtown Master Plan 2019

61

SWOT
Analysis

Strengths

Weaknesses

The subject site is located one block from Main
Street and right across the street from ONE Plaza
which will provide foot traffic to the site.

An air-rights development above the Greenlink
Transit Center will require improvements to
foundation support, infrastructure, and utilities.

The subject site has two signalized intersections at
the corner of Richardson Street and West
Washington Street and the corner of Richardson
Street and W McBee Avenue to help control the flow
of traffic.

The bus entrance to the Greenlink Transit Center
limits development opportunity/accessibility from the
W McBee Avenue side of the parcel.

The subject site’s C-4 zoning has very few dimension Building costs for the site are artificially inflated due
restrictions such as setbacks, lot maximum
to the prime location in downtown Greenville.
coverage, and maximum heights.

Opportunities

Threats

The site is currently a bus and parking structure in
the middle of downtown Greenville, so it’s grossly
underutilized with a ton of mixed-use potential.

Currently, Richardson Street does not have optimal
walkability and pedestrian-friendliness. The corner of
W McBee Avenue and Richardson Street tends to
have homeless people gathered which will need to
be addressed by developers.

The City of Greenville expressed a desire for TransitOriented Development in the Comprehensive Plan
along with Mixed-Use Development

A development on the subject site will compete with
ONE Plaza and Main Street for potential tenants.
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Site Recommendations
After carefully researching and analyzing the
subject site Tiger Kings Development has made
the following conclusions:
- There is a huge opportunity for a transit-oriented
mixed-use development on the site, which are
desires expressed in the City of Greenville’s
Comprehensive Plan and Downtown Strategic
Master Plan.
-Any further development on the site will most
likely require expanded capacity for utilities and
additional structural and foundation supports.
-There is very limited green space on the site so
any redevelopment should look to implement
more green space and vegetation into their
design.
-This site offers the ability to help reduce
Greenville’s reliance on automobiles because of
its location in the heart of downtown and the
availability of the Greenlink Transit system.
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Market Analysis
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U.S. Population Statistics
By the Numbers:
Population: 328.2 Million

5-year projected growth: 6.3%

Annual Net Migration: 937,667

International Net Migration: 595,000

Unemployed Labor Force: 11.5 million

Unemployment Rate: 3.5%

10-year job growth: 8.4 Million

10-year job growth rate: 5.2%

Office Employment: 59.4%

Industrial Employment: 4.8%

BLS.gov
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Regional Setting - Southeast Map
Southeast Regional Market:

Image: CBRE.com

-

North Carolina

-

South Carolina

-
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-
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-

Florida
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Regional Setting - Southeast
“Migration of talent and global trade should fuel the Southeast U.S. economic engine”
- CBRE 2019 SE Economic Report
By the Numbers:
Population: 61.8 Million

5-year projected growth: 8.4%

Annual Net Migration: 563,000

International Net Migration: 213,000

Unemployed Labor Force: 1.1 Million

Unemployment Rate: 3.8%

10-year job growth: 24 Million

10-year job growth rate: 9.0%

Office Employment: 51.4%

Industrial Employment: 16.6%

CBRE, 2019 Southeast Outlook Report
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Overview - Southeast
While there are many definitions of what constitutes a primary market, most exclude the markets in the Southeast U.S. It is
true that the region lacks markets with the density of a major metropolitan area like New York, Chicago or even Washington
D.C., but the region offers something that is proving to be even more attractive than the size and expense of these major
metropolitan markets: a labor magnet. The combination of a high quality-of-life, affordability and mild winters are helping to
lure talent to the region. This is especially pertinent given the current tight labor market.

Demographic Summary
Population:
Pop Growth:
Unemployment:
10Y Job Growth:
Median HH Income:

CBRE, 2019 Southeast Outlook Report
Data: Bureau of Labor Statistics, BLS.gov

61.8 million
8.4%
3.8%
9.0% (24 million jobs)
$52,821
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Economic Drivers - Southeast
The Southeast U.S. features a diverse set of drivers
including tourism, technology, manufacturing and
logistics. Anchored by Florida and other coastal
markets, a primary economic driver is tourism, which
is being accelerated by the strong national economy.
Markets like Atlanta, Tampa, Nashville, RaleighDurham and Charlotte feature strengthening tech
sectors.
Smaller markets in the region like GreenvilleSpartanburg, Birmingham and Greensboro-WinstonSalem are seeing strength due to growth in
manufacturing. Logistics is a primary economic driver
in markets like Savannah and Memphis.
CBRE, 2019 Southeast Outlook Report
Data: National Association of Manufacturers
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Labor - Southeast
One of the most important features of the Southeast is its enduring ability to attract talent to the region due
to a combination of favorable climates, widespread affordability, and ample economic opportunities. While
being reliant on attracting labor from other markets may be perceived as a weakness that could prove
volatile, the success in doing so has persisted for more than fifty years.

Southeast Labor Force

Labor Force Growth (2010-2020)

-

Southeast:

10.5%

-

United States:

7.2%

CBRE, 2019 Southeast Outlook Report
Data: Bureau of Labor Statistics, BLS.gov
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Outlook Summary - Southeast
Every primary economic driver in the region: in-migration, tourism,
technology, manufacturing and logistics; are all trending in a positive
direction. While growth in manufacturing and logistics could be presented
with a challenge in the form of disrupted global trade, the continued strong
demographic growth will help mitigate any downside.

CBRE, 2019 Southeast Outlook Report
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Market Area
Greenville-Spartanburg (GSP)

CBRE, Q1 2020 Industrial Marketview

Photo: SCIWAY
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Market Area
Greenville-Spartanburg (GSP)
By the Numbers:

Population: 1.3 Million

5-year projected growth: 5.9%

Annual Net Migration: 14,100

International Net Migration: 1,800

Unemployed Labor Force: 20,000

Unemployment Rate: 3.4%

10-year job growth: 48,000

10-year job growth rate: 9.3%

Office Employment: 46.2%

Industrial Employment: 25.2%

CBRE, 2019 Southeast Market Outlook Report
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Overview - GSP
The Greenville-Spartanburg market is one that often slips under the radar.
This is primarily due to the fact that rather than one larger urban cluster, the
market consists of a series of smaller cities that collectively account for a
population of more than 1.3 million people.
Demographic Summary
Population:
Pop Growth:
Unemployment:
10Y Job Growth:
Median HH Income:

1.3 million
5.9%
3.4%
9.3%
$52,400

CBRE, 2019 Southeast Outlook Report
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Economic Drivers - GSP
The Greenville-Spartanburg market has effectively evolved from a textile manufacturing-based economy to
one based on a variety of industries. While manufacturing remains an important component of the local
economy, and a growing one at that, engineering and logistics also play important roles.
A primary impetus for this evolution is the development of Inland Port Greer, a facility intended to increase
the efficiency of the Port of Charleston, with which the local logistics market is closely linked. The success of
the inland port resulted in the establishment of a second inland port of South Carolina.
GSP Manufacturing Job Growth

Manufacturing Job Growth (2010-2020)
-

GSP Metro:

22.1%

-

South Carolina: 26.0%

-

United States:

12.1%

CBRE, 2019 Southeast Outlook Report
Data: Bureau of Labor Statistics, BLS.gov
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BMW Impact on GSP & South Carolina
South Carolina Labor Statistics as Result of BMW

USC Darla School of Business: BMW Impact Study, 2014

While it is easy to see the direct impact of BMW on the GreenvilleSpartanburg area, which can be easily quantified into square feet
occupied, BMW jobs, and wages, their presence in the market
attracts new labor markets, car part suppliers and other supporting
businesses, as well as competition and trade resources such as the
Inland Port Greer.
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Labor - GSP
The economic growth of Greenville-Spartanburg has been robust, but with unemployment well below the
national average and the small number of local graduates of higher education, there are limits to the
amount of growth that can be sustained without significant in-migration of talent. Fortunately, the market
has a long track record of welcoming new talent. The routine appearances on lists such as US News and
World Report’s Best Places to Live in the USA and Southern Living’s South’s Best Cities only help in this
regard.
GSP Labor Force

Labor Force Growth (2010-2020)

-

GSP Metro:

14.1%

-

South Carolina: 12.1%

CBRE, 2019 Southeast Outlook Report
Data: Bureau of Labor Statistics, BLS.gov
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Outlook Summary - GSP
The growth of the industrial sector, which has been historically
unprecedented, is driving the local economy. Despite the labor demands of
modern industrial users being reduced due to increased automation, the
biggest challenge to the market will be responding to new labor demand in
the market. Due to the importance of manufacturing and logistics, global
trade patterns have a relatively high level of importance to the economic
prospects of the region.

CBRE, 2019 Southeast Outlook Report
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Trade Areas
5,10,15-Minute Drive
Time Trade Area
5,10,15-Minute Walk
Time Trade Area

Source: ESRI

Demographic Analysis is broken down into two different trade areas: Drive Times and Walking
Times. Assessing both of these trade areas is critical when attempting to fully understand what
the subject site can handle, help form the site’s programming, and help make the product more
marketable throughout the development process. Understanding who and what is within a
walking distance is important for this site specifically because of its location in the heart of
downtown Greenville. The demographic analysis will start broad with the greater Greenville area
and then narrow down on downtown Greenville specifically.
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Greenville Demographic Overview
Based on 5,10,15-minute drive time trade area
100 W McBee Avenue

5-minutes

10-minutes

15-minutes

Population (2019)

19,040

103,767

225,439

Population (2024)

21,843

111,381

241,637

Projected Population
Change (2019-2024)

2.78%

1.43%

1.40%

Median Age

41.1

36.9

37.8

Median HH Income

$36,244

$40,814

$46,502

Average HH Income

$68,785

$67,209

$70,962

(Site To Do Business, Stdb.com)

While the Greenville market expects continued
population growth, it is worth noting that a 1
mile radius of the site, which encompasses
Downtown Greenville, is experienced more
than twice the growth as the rest of the
market. The increasing population, especially
closer to the subject site, means the trade
market is attracting new residents and
shoppers to the area. It’s important to note
that the Greenville market’s projected annual
growth rate is higher than the state and
national projected growth rate.
An important takeaway of the demographics is
the large difference between Average and
Median Household incomes. This indicates
that a large majority of area residents have low
incomes, with a smaller percentage having
extremely high incomes that pull the average
income, along with housing prices, up with it.
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Greenville Housing Summary
Based on 5,10,15-minute drive time trade area

100 W McBee Avenue

5-minutes

10-minutes

15-minutes

Households (2019)

8,739

44,125

92,940

Households (2024)

10,173

47,571

99,884

Projected HH Change
(2019-2024)

3.09%

1.52%

1.45%

Total Housing Units

10,321

50,470

104,310

Occupied

8,739

44,125

92,940

Vacant

1,582

6,345

11,370

11,803

54,129

111,713

Projected Total Housing
Units (2024)

(Site To Do Business, Stdb.com)

According to the US Census,
Greenville hardly had any growth
between 2000 and 2010 so to see
how the market is growing today is
a testament to the city’s
commitment to attracting big
corporations and investing into the
existing community. Today,the
greater Greenville area is annually
growing at a rate higher,
1.45%,than most areas of the state
and country. Additional
populations and households will
drive demand for additional
residential and retail space for the
market. Between 19 and 37% of
income goes towards home
mortgages in the 15-minute drive
time trade area.
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Greenville
Business Summary
Based on 5,10,15-minute drive time trade area
100 W McBee Avenue

5-minutes

10-minutes

15-minutes

Businesses

2,794

7,107

12,040

Employees

35,406

89,697

159,327

Total Residential
Population

19,040

103,767

225,439

Employee/Resident
Population Ratio (per 100
residents)

186

86

71

2019 Total Daytime
Population

50,544

157,824

302,410

Workers

41,224

104,419

184,324

Residents

9,320

53,405

118,086

(Site To Do Business, Stdb.com)

Within a 15-minute drive there are
over 12,000 businesses and 159,000
employees. Major employers of
Greenville include Prisma Health,
Greenville County Schools, Michelin
North America, Fluor Corporation.
Additionally, BMW, a German
automobile manufacturing
company, has had a major impact
on the Greenville market since
arriving to the upstate. Many of
BMW’s suppliers and other
manufacturing companies located
along I-85 which has contributed to
Greenville’s growth.
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Downtown Demographic Overview
(5, 10, and 15-minute walking time)
100 W McBee Avenue

5-minutes

10-minutes

15-minutes

Population (2019)

703

2,570

4,783

Population (2024)

842

3,225

6,009

Projected Population
Change (2019-2024)

3.67%

4.65%

4.67%

Median Age

44.5

43.6

42.6

Median HH Income

$103,362

$57,220

$43,974

Average HH Income

$122,286

$91,426

$78,965

(Site To Do Business, Stdb.com)

A demographic analysis based on walking
time was performed due to the site’s location
in the Central Business District of Greenville.
With strong tourism destinations such as the
Reedy River, Swamp Rabbit Trail, Fluor Field,
and Fall For Greenville, along with many
other events and activating land uses around
the site, it is important to look at the
immediate area as well. Demographics show
that the site is in area of older and wealthier
individuals. Approximately 53.4% of the
population within a 5-minute walk had a
household income of at least $100,000. It’s
also important to note the projected
population change in the area because
increased populations and households will
increase demand for residential units in the
area.
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Downtown Greenville Housing Summary
Based on 5,10, and 15-minute walk trade area

100 W McBee Avenue

5-minutes

10-minutes

15-minutes

Households (2019)

502

1,632

2,554

Households (2024)

599

2,028

3,163

Projected HH Change
(2019-2024)

3.60%

4.44%

4.37%

Total Housing Units (2019)

568

1,899

2,989

Occupied

502

1,632

2,553

Vacant

66

267

435

675

2,317

3,619

Projected Total Housing
Units (2024)

(Site To Do Business, Stdb.com)

As the City of Greenville invests more
into Greenville, more people look to
move closer to downtown. The
Downtown revitalization has generated
greater job growth and housing demand
at the urban center. Additionally, there
is a large delta between the median and
average household incomes, greatest as
seen downtown. Those with top income
levels are choosing to live downtown,
but make up the large minority of
residents, leaving a wage gap between
wage and housing affordability. This
trade area is expected to grow at a
healthy rate which means downtown
Greenville can support further
developments.
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Downtown Greenville Business Summary
Based on 5,10, and 15-minute walk trade area

100 W McBee Avenue

5-minutes

10-minutes

15-minutes

Businesses

560

1,132

1,453

Employees

8,305

16,011

20,006

Total Residential Population

703

2,570

4,783

Employee/Resident
Population Ratio (per 100
residents)

1,181

623

418

2019 Total Daytime
Population

9,219

20,941

26,178

Workers

8,930

19,679

23,648

Residents

289

1,262

2,530

Downtown Greenville, the walking
distance trade area, is a business
and tourism-driven submarket.
Within a 5-minute walk from the site
there are almost as many
businesses as residents. Some of the
major downtown Greenville
employers include Prisma Health,
Greenville County School District,TD
Bank, Windstream, and City of
Greenville. Downtown Greenville has
an array of restaurants, office users,
hotels, and entertainment venues.

(Site To Do Business, Stdb.com)
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Downtown Greenville Tapestry Segments
(Esri 2020)

Modest Income Homes and Social Security Set tiers, which have lower income levels (see
following slides), make up majority of zip code residents, but Metro Renters is fastest
growing segment in line with national urbanization trends. Large majority of new
residential development continues to cater to higher income price points, as seen in
multifamily data later.
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Modest Income Homes (23.9%)

(Esri 2020)
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Metro Renters (17.8%)

(Esri 2020)

88

Social Security Set (14.9%)

(Esri 2020)
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Supply/Demand Analysis
Our site is located within Downtown
Greenville, otherwise known as the
Central Business District (CBD). In
analyzing our supply and demand, we
will examine data and existing
properties also downtown in order to
draw a direct correlation with our
development’s uses and surrounding
properties. We will look into:
- Office/Coworking
- Multifamily/Affordable Housing
- Retail
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National Office Market
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Greenville-Spartanburg Office Market

CBRE Research, Q1 2020

Highlights

-

314,000 sq. ft. under construction is all in CBD. Planned projects in Suburban Submarkets.
Market Avg. Rate: $21.15/SF Full Service
Vacancy Rate 10.1% and becoming less. National office vacancy rate is 12.3%.
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Greenville CBD Office Market
Overview
The Greenville Downtown Office Market has continued
to experience high occupancy levels along with steady
rent growth. As Greenville’s CBD has benefited from
urbanization and downtown improvements, so has its
office market. However, the national trend of tenants
opting to pay higher rental rates of Class A space with
more amenities holds true for Greenville, as evident
through the Downtown office occupancy data, leaving
the only affordable office space available outdated and
undesirable for businesses looking to attract and retain
talent.
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Greenville CBD Office Market (cont.)

CBRE Research, Q1 2020

Highlights
-

85,539 of 106,213 sq. ft. absorbed is Class A space.
Class A is more the $5/sq. ft. greater than Class B, $5.50 greater than GSP Market Average.
7.4% Class A vs. 15.4% Class B vacancy rates.
314,000 sq. ft. of top class Office Space under construction.
Downtown vacancy (9.8%) is less than overall market (10.1%).
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Greenville CBD Office Market (cont.)
-

Vacancy reaching all-time
lows, with slight uptick
expected as new
construction delivers.

-

2018 decrease in rental
rate due to second
generation space coming
available.
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Competing Office Supply
101 N Main St
-

196,000 sq. ft.
85.5% Occupied
$26.50/sf FS

Greenville ONE Building
-

324,000 sq. ft.
100% Occupied
Asking Rate: $32/sf FS

Riverplace (550 S Main)
-

87,500 sq. ft.
100% Occupied
Asking Rate: $33.91/sf FS

Data: REIS
Photos: Loopnet
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New Class A Product
Falls Tower-Camperdown
-

Delivery late-2020

-

184,000 Sq. Ft. of Office

-

93% pre-leased

-

$34.50/SF Full Service

**28,900 sf
coworking

Source: CBRE
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Additional Coworking Space
Coworking space presents a more
affordable and flexible option for start up
office tenants. The opportunity for
short-term leases that can expand or
contract to accommodate the business’
growth, along with remote work become
more and more relevant with today’s
technology, more office users are opting
for coworking options. These spaces
allow remote workers the opportunity to
interact and work in a community, as
opposed to the loneliness of a home
office. As more of the population moves
toward urban centers, and looks to work
in the same area, an affordable work
environment that doesn’t require top
rents is attractive.
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Additional Coworking Space
While coworking space is
a great option for flexible
office, Downtown
Greenville provides
limited options. And
those options that are
available provide top
notch amenities and are
priced at high levels.
National Coworking Data:
(Data: Deskmag)

-

Coworking: $195/mo

-

Dedicated Desk: $387/mo

(*majority % of space located in large
U.S. cities, inflating pricing)
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Coworking Space Comps
Downtown Top-Market

Falls Tower (423 S Main St)
- Opening March 2021
- Cowork: $226+/mo
- Dedicated Desk and
Private Office Space
Options.

Downtown Class A

Greenville ONE (1 N Main)
- Cowork: $125-200/mo
- Daytime Desk: $200-250/mo
- 24/7 Desk: $350-450/mo
- Private Office: $1,100+/mo

Outside CBD Class A

Brandon Mill (25 Draper St)
- Cowork/Cafe: $150/mo
- Desk: $350/mo
- Private Office: $750/mo
- 1 year lease required

- Prices in line with national averages, despite Greenville-Spartanburg being a tertiary market.
*Class A option outside CBD just as expensive as downtown.

(Data/pricing pulled directly from individual company webpages)
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Greenville Metro Multifamily Data

*Institutional Property Advisors, 4Q19 South Carolina Multifamily Market Report

While multifamily rent growth has varied over the past decade, the market has not
experienced negative rent growth since the economic crash in 2009. This is largely
attributed to the regional strong and consistent job and population growth.
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Greenville Metro Multifamily Data
Despite the large number of new
multifamily deliveries, especially in
Downtown Greenville, apartment
vacancy rates continue to trend
downwards due to strong absorption
of units.

*Institutional Property Advisors, 4Q19 South Carolina Multifamily Market Report
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Downtown Greenville Multifamily

(Data: REIS)

← Downtown Greenville Perimeter
-

Delivery of New Product Drives Occupancy Down
- Deca Camperdown (217 Units) - 15.2% Occupied

-

Downtown Greenville
Total GSP Market

- 2,122 units Planned/UC
- 6,469 units Planned/UC

(Map:: GreenvilleSC.gov)
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Downtown Greenville Multifamily
-

84% Occupancy (Q1 2020)
Avg Rent: $1,687/month
32.8 construction/planning phase units located downtown
(Data: REIS)

Photos: Apartments.com
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Downtown Greenville Multifamily Comps
Ellison on Broad

McBee Station

(212 E Broad St)

(27 Station Ct)

-

201 units
97.5% Occupied
Studio: $1,655/mo
1 BR: $2,033/mo
2 BR: $2,204/mo

-

196 units
92.9% Occupied
Studio: $1,185
1 BR: $1,350
2 BR: $1,688
3 BR: $2,040

Rivers Edge
(411 River St)
-

143 units
98.6% Occupied
Studio: $1,184
1 BR: $1,262
2 BR: $1,724
3 BR: $3,328

Data:: REIS
Photos: Apartments.com
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Downtown Greenville Multifamily Supply

REIS Data (29601 Zip Multifamily/50+ units/Class A
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Greenville Affordable Housing Data

Greenville County Housing Study, 2018

Based on the City of Greenville’s average multi-family rent of $937 month, minimum wage
workers are unable to afford to live in the jurisdiction. This issue is expanded upon even further
when looking at Downtown’s average rents of between $1,500 to $1,700 per month, which is also
where many of these low-wage jobs are located.
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Job Growth vs. Wage Growth (Greenville County)

Greenville County Housing Study, 2018

Greenville County’s job market provides the most jobs in the low wage sector,
which includes retail, dining, and tourism employees. This is a result of the
success Greenville has had in its tourism industry growth. However, wages of
this growing business sector have not kept pace with Greenville’s increasing
cost of living, forcing this workforce to move further away from downtown
and either commute in or find new employment in suburban submarkets.
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Downtown Greenville Existing Affordable Rentals
201 W Washington St
-

LIHTC
Year Built: 1925
Units: 101
Avg. Rent: $678
Vacancy: 0.0%

-

415 N Main Street
LIHTC
Year Built: 1958
Units: 269
Avg. Rent: $800
Vacancy: 0.7%

-

11 Manning Street
Affordable
Year Built: 2016
Units: 55
Avg. Rent: $601
Vacancy: 1.8%

101 Mulberry Street
-

Affordable
Year Built: 2007
Units: 41
Avg. Rent: $677
Vacancy: 2.4%

*The outdated
exterior that
identifies as low
income housing.

Data: REIS
Photo: Apartments.com
Map: Google Maps
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County Square Redevelopment
+/-1,125 residential units
10% affordable housing

(Greenville News, 2020)

County Square is a $1 billion renovation of 37 acres. Currently
the site hosts Greenville County Offices, but the site is located
directly across the Reedy River from Downtown Greenville and
in the City’s jurisdiction. The project has been under the public
eye, influenced by political agenda, in order to get the
approvals to commence. Part of this agenda includes the
markets need for more affordable housing. And as a full
mixed-use community development, the developer will play by
these “rules” to move forward with the project.
110

Upcoming Affordable Housing Development
The Preserve at Logan Park
(511 Augusta St)
- Senior Affordable Housing
- 193 units
- 2020 delivery
- Augusta Road Neighborhood
(The Greenville Housing Authority, TGHA.net)

Unity Park
- Proposed phase with no set
plans.
- Estimated 500+ units
affordable to be included.
- Land was donated to city,
making affordable housing
construction more possible.
(Info & Photo: Greenville News, 2020)
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Downtown Greenville Retail
While the large bulk of Greenville’s retail space
and development activity in concentrated
heavily in suburban and non-Downtown
settings, urban foot traffic cannot be
discounted in looking at Greenville’s
Downtown. The urban revitalization
experienced over the last 20 years continues
to draw in increasing numbers of residents
and tourists alike. While retail corridors such
as Woodruff Road attract the majority of big
box retail and typical shopping, downtown is
home to many successful restaurants and
boutique shops that draw on the concentrated
walkable Main Street corridor. So while the
bulk of retail absorption is seen in other
submarkets, one must not discount the low
vacancy levels and retail success seen
downtown.
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Regional and National Retail Statistics
Greenville-Spartanburg Retail Market
- 25.2 million sf
- 11.6% Vacancy Rate
- $12.70/sf Full Service
- 78,000 sf Net Absorption (T-12)

National Retail Market
- 8.5 billion sf
- 6.1% Vacancy Rate
- $18.07/sf Full Service
- 3.4 million sf Net Absorption (Q1 2020)
CBRE Research, Q1 2020

VisitGreenvilleSC.com
Newmark Knight Frank National Retail Analysis, 2019
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Downtown Greenville Retail

Highlights
-

Largest urban submarket is Downtown Retail.
Augusta Street does not provide the walkability of a true “urban” setting.
Highest rents, other than Augusta Street (not Urban).
Overall increase in occupancy, net absorption, construction, and rental rates.
Many small, outdated “retail” spaces are vacant.

Colliers International Research, Q1 2020
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Retail Comps - Plaza Based
ONE Plaza

McBee Station

Northpointe

(1 N Main)

(27 Station Ct)

(400 E Stone)

-

45,000 sq. ft.
93.6% Occupied
$32.80/sf NNN (Avg.)

-

80,614 sq. ft.
93.7% Occupied
$32/sf NNN

-

77,000 sq. ft
83.5% Pre-Leased
$26.50/sf NNN

Data: REIS, CBRE
Photos: Loopnet.com
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ONE Plaza (Case)
+/-45,000 sq. ft.

(Excludes Mast General Store)

Source: ONEGreenville.com

ONE Plaza creates an urban plaza, enclosed by by
restaurants, shops, offices, and a hotel. Employees and
visitors are able to park and visit several stops within ONE
Plaza, as well as the rest of downtown Greenville, as it both
holds its own identity but also blends and compliments the
surrounding neighborhood.
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Camperdown Development (Case)

Multifamily
Deca Apartments
217 units
Avg Rent: $3,182/mo
15.2% Occupied
Office
184,000 sq. ft.
$34.50/sf Full Service
93% pre-leased
Retail
70,000 sq. ft.
34.9% pre-leased
“Jewel Box” plaza retail

Condominiums
18 units (11 sold)
$1.6 million+

*Source: CBRE, Collett, REIS

The Camperdown Development fully embodies the mixed-use experience, combining office, residences,
and supporting retail in a way to create a sense of place and manufacture a “community” within
Downtown Greenville. However, the development also increases the unaffordability of downtown
Greenville, with top of market rents for each property type
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Recommendations
● Affordable Housing is a huge deficiency in the market with the Mayor of
Greenville detailing that the affordable housing deficiency at 2,500 units.
● Our recommendation is that the Greenlink Transportation Center on
McBee Street be developed into an Affordable Housing Transit Oriented
Mixed-Use Center that focuses on workforce employment opportunities
while maintaining a connection with the downtown restaurant/retail
scene.

(City of Greenville Comprehensive Plan)
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Development Proposal
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Development Proposal
●

●

●

Tiger Kings Development is proposing a transit-oriented mixeduse development in the heart of downtown Greenville that will
serve to provide opportunity and affordability to the underserved
population of Greenville. As rents and development of market rate
projects have soared, a segment of the local population has been
left out and through our development we look to serve this
population.
To serve this purpose, The Byrd at Greenlink Station will look to
provide:
○ 270 affordable housing units
○ 5,000 SF of retail space
○ 27,500 SF of affordable office space
This project will take major support from local municipalities
including the city and the county. Without public money and local
support this project would not be viable.
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Case Study - Plaza Roberto Maestas
● Urban Infill Mixed-Use Center
focusing on Transit, with
Affordable Housing and
Community Development
● 112 Affordable Housing units
○

100% Occupied with waiting list

● 12,900 SF Plaza
● 13,000+ SF of commercial
space
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Case Study - Plaza Roberto Maestas (cont.)
●

●

Through a mix of Federal Tax Incentives,
grants and loans this mixed-use
community focused on promoting
community diversity and has been able to
achieve a solid return while building a
center piece to the North Beacon Hill
Neighborhood of Seattle.
We envision the Greenlink Transit Station
having the same effect on the downtown
area of Greenville, SC while supplying a
market diversifier and creating opportunity
for the lower-income population of the
area.
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Deal Structure
●
●
●
●

●

Tiger Kings Development will enter this development deal as a fee developer at a
slightly-below market rate fee of 3%.
Due to the high-cost and low return nature of urban affordable housing
developments, a large part of the equity for the project will come from local
municipalities such as the county and the city.
The monetization of LIHTC will provide over $25,000,000 for the deal and be the
largest part of funding for the project.
The remainder will be raised through a capital campaign by the owner, a local
housing authority in Greenville.
Through the use of LIHTC funding, local supports, construction debt, and a capital
campaign, the local housing authority will be able to make this a viable project
with realistic returns.
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Programming
●

The Byrd at the Greenlink Station will encompass and support many different uses
throughout the development.

●

The ground story will be home to the Greenlink Transit Station.

●

The second story will house parking for the public, residents, and office users.

●

The third story, which is the first story of our development will contain the retail, office, plaza
and majority of the green-spaces.

●

The remainder of the project will house affordable housing up to the tenth and ninth level in
the two buildings.
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Site Design and Strategy
●

The site was designed to allow
pedestrians as well as users of the
site to have connectivity to other
public spaces and create a
thoughtful flow. Users of the One
Plaza now have a scenic cut
through that will lead them down to
the Falls Park from a different
perspective than Main Street.
Adding this connectivity for the site
is crucial for added foot traffic to the
development and activation of the
green-spaces.
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Site Design (cont.)
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Site Design (cont.)
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Site Design (cont.)
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Site Design (cont.)
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Affordable Housing
● 2,500 unit shortage of affordable housing in the Greenville market
● Development will add 270 units of affordable housing in the downtown area
where there is an extreme shortage
Unit

Rent

Average Rent CBD

Studio

$600

$1,100

1 BR

$750

$1,300

2 BR

$900

$1,600

3 BR

$1,200

$2,000
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Architectural Typologies - Mixed-Use
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Office
● Office Space will be leased out to an
affordable coworking space
operator, focusing on small
businesses/individuals that can not
afford the high rental rates in
Greenville
● Additional space will be rented out to
manufacturing/technology/logistics
recruitment offices focused on
employing lower-income workers
132

Retail
Retail will be focused towards a grab and go restaurant/cafe to activate the use of
the plaza space throughout the development.
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Greenspace
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Sustainability
The Byrd at Greenlink Station will be the
first Cross-Laminated Timber (CLT)
constructed project in Greenville’s Central
Business District.
What is CLT?
● CLT is an engineered wood building
system with high strength and
dimensional stability that can be used
as an alternative to concrete, masonry,
and steel in building construction.
● Recognized and defined in the 2015
International Building Codes
○ 2021 IBC is expected to allow up
to 18 stories of CLT construction
135

CLT
-Sustainability
-Reduced Carbon emission
-Minimal material waste

-Marketability for the City of Greenville
-Construction Efficiency
-CLT is about 75% lighter than typical
construction which will be important for
our air rights development.
-Reduced construction time by about
25% due to prefabrication and easy
assembly.
-Installation costs are about 50% less
than other construction types.
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Construction Budget
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Soft Costs
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Cash Flow Schedule - Development
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Construction Schedule
●
●
●

Land Close 1/1/22
Project Completion 9/1/23
Total Project Time
○ 429 days
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Financial Analysis
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Capital Stack - Sources and Uses
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Loan Assumptions
●
●
●
●

Construction Loan: LIBOR + 250bps (2.68%)
Interest Only 2 Years
LTC: 42% (23,350,000)
Lower Leverage due to LIHTC Funding
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Revenue Assumptions - Apartments
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Annual Revenue Assumptions - Retail/Office
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Leasing Assumptions - Apartments/Commercial
●
●
●

●

Lease up 25 units/month
Months to Stabilized - 11
from first unit delivered
Predicting quick lease up
due to pent up demand of
affordable housing
Predicting immediate lease
up of retail due to small size
and demand of space for
affordable retail and office
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10-Year Cash Flow & Investment Return
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